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Transfer of Development Rights 101: A Primer

Guest Presenters:
Donna Benton, AICP, Director of Planning & Community Development
Ryan Pope, Housing Navigator




Transfer of Development Rights

Agenda

e Overview: Transfer of Development Rights
e Whatis it?
e What does it do?

o Dover’s Utilization
e Our Ordinance
o Sample Projects
e Time For Questions



Transfer of Development Rights

What It Is

Sending Zone: Land owners sell
development permissions and
preserve open space/agricul

o Laws and processes that allow landowners
to buy/sell allowed development capacity,
concentrating housing where there is
infrastructure and other amenities

o Typically there is a (rural) sending zone and
(developed) receiving zoning
o Identified “Innovative Land Use Control”

i i llieceiving lm;]m under RSA 674:21(d)
d::;:::;rnst W e Must be calibrated to ensure use
permissions to
increase allowed
density




Transfer of Development Rights

Simply Speaking...

Density has a place...




Transfer of Development Rights

All About Balance

... but not
everywhere.




In Practice
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Transfer of Development Rights
TDR Overlay Zones as of February 2022
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Transfer of Development Rights

What It Does

o Co-locates housing with existing infrastructure and amenities.

o Preserves open space, agricultural, and low-density areas.

o Unlocks housing potential from parcels that would otherwise be
economically unviable at lower density.

e Maintains community character by preventing sprawl

e Helps transition from high-density to low-density areas.

o [Encourages small and alternative housing types without increasing the
overall development in a community.

o Distributes the financial benefits of development to open space, agricultural,
and low-density residential areas, while also increasing financial benefits for
built-out areas.



Dover, NH

Community Profile

Population: ~33,000

Household Dynamics

Household Tenure

Population by Age

8,000

6,000
Households by Size 4,000

1 person 0 II Il

31%
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6‘0’
m2011 m2016 2021

Median Age 36.2 Under 18 17.20%
Life Expectancy 75.5-80.9 Over65 16.31%

5+ people
4%
4people —
12%

3 people
18%—

2 people
38%



Dover, NH

Community Goals and Vision

P WBRIASHITIIINCIHINY CITY COUNCIL GOALS

% D ov E R 2024-2025

A COMMUNITY VISION FOR 2035 How the City of Dover Management Team &

employees are supporting City Council goals...

Vision Chapter Pillars Include

GoAL 1: OuRr CiTYy HAS DIVERSE HOUSING
¢ ACCGSSlble Open Space The following objectives support a Dover which has housing that is attainable and available.

« Attractive & Thriving Downtown mrmemem e ane—— e
. Affordable & Attainable Housing '

-
— Review land use regulations to promote density in appropriate locations and context, and ensure fees do not hinder growth.
—  Utilize Public Private Partnerships to enhance the City’s ability to meet these goals and participate in developments.

— Understand housing needs and impediments to affordable housing by analyzing data and trends as well as anecdotes.
—  Integrate options for income indexed, market rate and other diverse housing formats into the community as a whole.
i |



TDR In Dover

A Brief History...

1990  Added TDR into our Zoning Regulations
Receiving area east of the Spaulding Turnpike (in R2o0 & R-40) and sending area
West of the Spaulding Turnpike (all non-R20 or R-40)

2018  Added in opportunity to pay into Conservation Fund at a rate reviewed each year related to acre
into conservation with size restrictions

2020 Added in option for HUD-restricted rentals to have $o TDR fee
Made the 2018 changes a bit more user friendly
Added in residential density bonus for new industrial uses over 40k square feet



DR In Dover

TDR Today

Allows for purchase of units in
exchange for funding conservation
activities
Restrictions on size of units

1,400 sf

1,000 sf
600 sf

Restrictions on additions

Formula to create baseline of units,
then purchase is above baseline
Create 1 unit per 2,000 sf created of
assembly or manufacture over 40,000
square feet

City of Dover, Department of Planning And Community Development

Residential Development Rights

Conservation Option

A property owner can conserve
land west of the Spauding and
send the development nghts to
&1y 2one that aliows resicental
uses east of the Spauldng Tpk.

A property owrer may purchase
one und par credit, sbove the ak-
lowed densily of 8 parcel i e
purchaser is wiling 1o el the sze
o he resuling single famly de-
tached homes, to 600, 1,000 or
1400 of, Ty get bonus unds.

The number of bonus unis de-
pends on f they are ¥ee market or
rent restricled.

Industrial Option

A propanty ownes who constncts &

commercal manufactuing faclty
1get & one unlt cred? for each
2,000 sf of space consinucted
ahove 40000 81

Standards/Process

A property owner uses he lormula
{see call ouf] for singls famly de-
tached units. All other's folow
yield pian process, based upon
density allowed in the 20ne. Units

POTeTSe Tormula
SF of parent Jot
constraints: BASE
BASE * 85:Net
Net * 85 [sliding]
Developable Area

Developable Anca/Min lot

size: base units

above e slowed Gervity may be
s0id or rented

Regardess of the method use, the
Planning Board may wasve:

s Moimum Lot Sze

o Mimum Frontage

o Mrmum Setbecks

A continucus wsual buller must be
provided lo abulters.

Ay incre8ses in cenalyntensly
of devsiopment, on & recaiving
parcel, 8 alowsd 50 long 83 the
increase i

- Congistent with the aster Pian
- Not incompatible with the land
Uses on neghboring lots

Procseds from the sale of units are
placed within the Consenaton
Fund and uslzed for land preser-
vason. These lunds are utiized by
the Open Lands Commities and
the Consenation Commission to
secure lee smple and easement
protecton

DOVER’S TDR PoOLICY
« The TOR process is a dscrelonary process, and the Planning Board is not oblgated 1o sell unts.

* The residential TDR was created in 2003, and revised in 2009, 2018 and 2020

« TDR promotes inlensive development on land that is betier suiled for development. alows for

of more sensiive areas. and prowdes unding for future preservaion

- oplion has sending 8nd reosving areas. Thery 60 Aot have 10 be I Ihe 5ame ownership

Taitter: (DovartHPlaming | Focebook

* The credit purchase option remburses the City for past land preservation costs, Ik & revolving loen

ZONES AFFECTED: Introduction
= = In Dover there are cenain lands
Residential hat possess sgnacant conser-
R0 wvabion features. including but
ot kemited to wellands, ground-
R20 water rechange zones, forested
areas, wildifie habast, farm-
R12 land, sceni: view sheds, hisior-
ic landmarks, and inkages o
R other such areas. Because of
her unigue assemblages of
RM-SU fiora and fauna and ther signif-
cant contribution Io the ecclogr-
= cal system andior the cutural
_— identlty of our commundy,
Non-Residential
hese lands are worthy of spe-
¢ ol protecton
o The City of Dover umhermore,
has a limied supply of land
m Sutadie for Geveiopment In-
X cluded in Dover's Zoning ord-
Mixed-Use nance is an overniding district
for transferring
0 rights (TOR). The purpose is 1o
8w promete intensive development
00 he developatie 18nd pos-
ROM 56550 e 685! ConBanvaton
walug and 10 prmanently pro-
oho tedt Bnds possessing sonif-
cant conservalon festures that
Fees provide unique values in ther
600 s $0 por credt” undetumed condition
1,000 s §7.500 per credit
1400 5. $11.000 per credit - % 5
Other: §15.000 per credi FACTS ABOUT
Vilage: STES per crecit
*requires HUD rent raes
= mult may be $0if HUD rent
For Mo
Department of Plenning aod
Communty Des ent
288 Central Ave.
Dower, NH (3520
(603) 516-6008

* Since 2018, over $2.000,000 have been raised and placed within the Conservation fund

Rt/ www.focebook.com/DovertiHPlanning / Email: Dover - Plonning @ dover shgow 1 OF 1

Environ



TDR In Dover

Unit Purchase Formula

How It Works

o Formula:
— SF of parent lot — Environ constraints: BASE
— BASE - * .85: Net
— Net * .85 [sliding]|: Developable Area
- Developable Area/Min lot size: base units « 99 Sixth

— 90,322 sf — 15,225 sf: 75,097 sf
— 75,097 sf —*.85:63,832.45 sf

— 63,832.45 sf *.85: 54,257.58 sf
— 54257.57 sf/12,000 sf: 4.52

Example




TDR In Dover

Current Fee Schedule — Per Unit/Credit

Unrestricted: $15,000
1,400 Square Feet: $11,000
1,000 Square Feet: $7,500
Village: $788

HUD FMR* Restricted: SO

*HUD Fair Market Rent for Portsmouth-Rochester HMFA
1BR: $1,582 (Market: $1,950) 2BR: $2,003(Market: $2,390)




TDR In Dover

Facts About Dover’s TDR Policy

o The TDR process is a discretionary process, and the Planning Board is not
obligated to sell units.

« Since 2018, the City has sold development rights for hundreds of units,
generating over $2,000.000 for the Conservation Fund.

o The Conservation Commission has leveraged TDR proceeds to protect roughly
42 acres since 2018, with another 20 acres currently under purchase & sale
agreement.




Sample Projects

Cottages At Back River Road




Sample Projects

Cottages At Back River Road — Before TDR

The Parcel:

e 7.16 Acres

X
5
¥
x
g
<
3
8

« Subdivision Yield...

9 Single Family Homes




Sample Projects

Cottages At Back River Road — With TDR
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« 44 1-Bedroom Cottages

* 100% HUD FMR



Sample Projects

Cottages At Back River Road

S

Benefits of TDR

« 135 Additional Units
« (Cottage Court Development
« Attainable Rental Rates




Sample Projects

Sophie/Banner




Sample Projects

Sophie/Banner

The Parcel:

o 7.70 AcCres
« Zoned R-40 (Rural Residential)

« Subdivision Yield - 9 Units




Sample Projects

Sophie/Banner — With TDR

« 31 Total Units

« 13 Single Family Residences (1,400 sf)

« Preserved Existing Duplex

* 4 4-Unit Townhomes

« 8 Rental Units at HUD FMR

« One of the 4-U buildings
designed to look like a barn that
came down during development
process R < .. U




Sample Projects

Sophie/Banner

Benefits of TDR

« 22 Additional Units

« Mixed Housing Stock
 Attainable Rental Rates
« Developer Creativity

« Periodic Developer Updates
« An Engagement - All Because of TDR!!




Transfer of Development Rights

A Solution For Conservation and Housing Goals

« TDR Ordinance Augments Underlying Zoning with Discretionary Processes
« (Concentrates Development & Density Where it Makes Sense
« Supports Community Conservation & Resilience Goals
« Fosters Creativity in Development
« Mixed Income Neighborhoods

« Greater Variety of Housing Types

« Allows Developers to ‘Build to the Point of Profitability’
« Additional Units Offset Decreased Income from Attainably Priced Units



Thank You

Questions Welcome

Donna Benton & Ryan Pope
City of Dover
Planning & Community Development

Tel: (603) 516-6008
d.benton@dover.nh.gov

r.pope@dover.nh.gov




Local Solutions to the State’s Housing Crisis Webinar Series

Please Join Us for these Upcoming Webinars

March 14 - Attracting Developers

WEBINAR DESCRIPTIONS AND LINKS




